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EXECUTIVE SUMMARY 

General

The Wheatland General Plan Update (GPU) is a proposed mixed use urban development 
consisting of residential, commercial, industrial, office, open space, roads, parks, schools 
and a civic center.  Included within the Project site will be a portion of the proposed 
north-south Highway 65 (HWY65) bypass. 

This report is an attachment to the Report entitled “Traffic Impact Analysis for the City 
of Wheatland General Plan Update, Circulation Element” dated September 13, 2005 
prepared by kD ANDERSON Transportation Engineers.  This report documents the 
opinion of probable costs associated with the implementation of the Circulation system 
improvements outlined in the kD ANDERSON report. 

In addition, a 2-lane interim arterial road, the first phase of the Highway 65 bypass on the 
east side of the GPU, is included from its connection to the Lincoln bypass south of the 
Bear River in Placer County to an interim connection north of Dry Creek at Jasper Lane. 

Using the Preferred Land Use Map, the various Land Use blocks were assigned a 
"village" number. These villages were then assigned a traffic demand based on the 
Village Land Use & Size.  

The proposed GPU land uses are shown on Figure 1 and 1A, and summarized in Table 1.  

A summary of approximate areas are as follows: 
 GPU: Traffic demand areas   3,469 acres *

Urban reserve areas (UR)        4,736 acres *
  Total GPU area   8,205 acres *
 Existing City Limits       480 acres
  Total GPU area + City Limits  8,685 acres  

 *    Area does not include existing UPRR and existing Highway 65   

Note that the GPU acreage used in this report does not include the existing inside City 
limits major street system, except for some portions of roads that will need enlargement 
or improvement to facilitate the GPU system.  Street demands for the existing City limits 
are included in the GPU demands, as the proposed GPU major street system, because of 
its location, will take some of the existing City traffic.  The GPU area does include the 
urban reserve (UR) areas, but no street demands are assigned to the UR areas.

Traffic Demands

The kD ANDERSON report provided the traffic demands, distribution, number of lanes 
needed by location and signalization locations.  Traffic demands by land use type used 
were for the purpose of determining responsibility of cost assignment without 
consideration of reduction for pass by traffic, directional distribution, outside through 
traffic, or diverted traffic.

K:\1proj\12XX\1252\streets\Facilities Plan Documents\Faclities Plan\GPUstreetsmasterplan2_013106.doc  
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GPU Average Day Traffic (ADT) demands are summarized as follows: 

Location of Traffic Demand   Average Daily Traffic  

  ADT   

GPU: Traffic demand     280,168
Urban reserve (UR)                     0
Total GPU area    280,168  

 Existing City Limits: Traffic demand     32,250
Total GPU area + City Limits  312,418  

Table 1 provides a summary by land use types and ADT demands and equivalent 
dwelling units (EDU's) for the GPU area.

Street System Type and Location 

Based on the kD ANDERSON report, the number of lanes and road sections were 
developed with amenities included such as landscaping, and sound walls where 
applicable.   

Figure 2 provides the major road cross-sections for the various types of roads and Figure 
3 shows the road "id" location number and road section type.  

System Cost

The GPU major road system costs are summarized as follows: 

Location of Major Road    Adjusted 

           Cost  

GPU:  Outside City limits     $113,151,502
Urban reserve (UR)          $                  0
Total GPU area    $113,151,502  

 Existing City Limits Cost     $       853,052*
Total GPU area + City Limits  $114,011,554

 Interim Arterial, 1st Phase of 65Bypass  $  40,000,000
Grand Total     $154,011,554 

   * Of the existing City amount of $853,052, $550,174 is for the new road 

#160 through Village 160 at the NW side of Highway 65.       

Table 2 includes the cost estimate for each of the major road components. 

Allocation of System Costs

Most of the major 4-lane road system and the 2-lane interim arterial (1st phase 65Bypass) 
item costs, except for existing Highway 65 roads through town and two signals costs, are 
allocated to each outside village based on the ratio of the village ADT to the total of all 
outside villages ADT multiplied by the road item cost.   
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Most of the major 2-land roads are generally allocated to each abutting (or near abutting) 
outside village based on the ratio of the villages ADT to the total abutting (or near 
abutting) villages ADT multiplied by the road item cost. 

Most of the inside existing City limits road costs are allocated to all villages inside and 
outside based on the ratio of the village ADT to the total of all villages ADT multiplied 
by the road item cost.  (Note that the costs for these road section improvements are to 
upgrade portions and do not require full new construction). 

Table 3 includes a summary by land use types of the unit and total associated costs using 
the above methodology. 
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 STREET MASTER PLAN 

WHEATLAND GENERAL PLAN UPDATE  

COST ALLOCATION TECHNICAL REPORT 

January 31, 2006 rev. 

I. INTRODUCTION 

General

The Wheatland General Plan Update (GPU) is a proposed mixed use urban development 
area located on approximately 8205-acres surrounding the existing City of Wheatland's 
corporate boundary.  The area is currently in the unincorporated area of southern Yuba 
County and within the City’s Sphere of Influence (SOI).  The GPU is in general located 
between Dry Creek on the north, Bear River on the South, Jasper Lane on the east, and 
the existing sphere of influence limits of Wheatland on the west.  The area is proposed to 
eventually be annexed to the City and developed.  The project site is shown, along with 
its relationship to the existing City and proposed GPU land uses on Figures 1 and 1A. 

The GPU area is sparsely developed as farmland except on the west side where some 
large lot residential areas are located.  

The GPU area will eventually be annexed into the City.  Thus, the land use entitlement 
process will be under the jurisdiction of the City, which will serve as the lead agency. 

Project Description

The GPU proposes mixed-use urban development consisting of residential, commercial, 
industrial, office, open space, roads, parks, schools and a civic center.  Included within 
the Project site will be a portion of the proposed north-south Highway 65 (HWY65) 
bypass.

This report is an attachment to the Report entitled “Traffic Impact Analysis for the City 
of Wheatland General Plan Update, Circulation Element” dated September 13, 2005 
prepared by kD ANDERSON Transportation Engineers.  This report documents the 
opinion of probable costs associated with the implementation of the Circulation system 
improvements outlined in the kD ANDERSON report. 

In addition, a 2-lane interim arterial road, to be the first phase of the Highway 65 bypass 
on the east side of the GPU, is included from its connection to the Lincoln bypass south 
of the Bear River in Placer County to an interim connection north of Dry Creek at Jasper 
Lane.

Using the Preferred Land Use Map, the various land use blocks were assigned a "village" 
number.  The villages were then assigned a traffic demand based on the village land use 
type and size.

The proposed GPU land uses are shown on Figure 1 and 1A, and summarized in Table 1.  

A summary of approximate areas are as follows: 
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 GPU: Street demand areas   3,469 acres *
Urban reserve areas (UR)        4,736 acres *

  Total GPU area   8,205 acres *
 Existing City Limits: Street demand areas    480 acres
  Total GPU area + City Limits  8,685 acres  

 *    Area does not include existing UPRR and existing Highway 65   

Note that the GPU acreage used in this report does not include the existing inside City 
limits major street system, except for some portions of roads that will need improvement 
to facilitate the GPU system.  Street demands for the existing City limits are included in 
the GPU demands as the proposed GPU major street system, because of its location, will 
take some of the existing City traffic.  The GPU area does include the urban reserve (UR) 
areas, but no street demands are assigned to the UR areas.

Interim Arterial Road, first phase of Highway 65 bypass

The future Highway 65 Bypass (65Bypass) in the Wheatland area is proposed to be fully 
developed, at least a 4-lane, no access highway located on the east side of the GPU area 
along a general alignment with Jasper Lane.  The 65Bypass will have a southern 
connection in Placer County south of the Bear River at the north end of the proposed 
Lincoln Highway 65 Bypass and a northern connection in Yuba County to the existing 
developed 4-lane Highway 65 near Beale Road and at least one interchange at/near 
Spenceville Road. 

An interim arterial road to be constructed as part of the GPU will be a 2-lane at grade 
road within the right-of-way needed for the future 65Bypass.  The road will extend from 
a temporary southern connection near the north end of the proposed Lincoln Highway 65 
Bypass and a temporary northern termination connection to Jasper Road north of Dry 
Creek.  The interim arterial road portions will be constructed to Caltrans standards as a 
highway and in general concept consist of the following major components: 

1. Reservation of the ultimate 65Bypass right-of-way needed for the limits of 
the proposed interim length from proposed Lincoln Bypass connection to 
north of Dry Creek. 

2.  Construction of a 2-lane at grade no access arterial road with shoulders 
(one side of a future 4-lane highway) including from south to north: 
a. An interim signalized intersection to the proposed north end of  the 

proposed Lincoln Bypass in Placer County; 
b. A two-lane bridge over the railroad in Placer County unless the RR 

is relocated to the east; 
c. A two-lane bridge over the Bear River; 
d. An interim signalized at grade intersection at Spenceville Road; 
e. A two-lane bridge over Dry Creek; 
f. An interim connection into Jasper Lane just north of Dry Creek. 

Purpose of Street Master Plan Cost Allocation Technical Report

The purpose of this GPU street master plan (STMP) is to utilize the kD ANDERSON's 
"Wheatland GPU Traffic Report" road circulation patterns and proposed street sections 
to:
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1. Prepare a cost estimate to construct the major street system facilities needed;  
2 Prepare a method of allocation of cost to the various areas for use in a 

financing section of the GPU;
3. Provide a summary of the report that can be used in the GPU general report. 

The Plan is preliminary and subject to modification and change during processing of the 
Project through the City and in response to other agency, developer, community, public 
comments and reviews, and environmental issues.   

If street demands change because of adjustments in land uses, the issues to be addressed 
related to the street system will be the same but to a lesser or greater extent dependent on 
the adjustments made.  However, even if changes occur, the basic framework in the 
STMP can be readily adjusted to recalculate and address the changes.  

Costs for the interim arterial road (first phase of the 65Bypass) and for improvement of 
the existing Highway 65 through the City are included as projects to be funded by the 
GPU.  State obligation for funding or sharing in the funding of some of the existing 
Highway 65 improvements because of the substantial north/south through traffic may 
help to reduce the burden on the existing City and GPU areas.  However, for this report, it 
has been assumed as a worst-case scenario, that no State funding for existing Highway 65 
improvements will be available.  

II. JURISDICTIONAL STREET AGENCIES 

General

The City of Wheatland will be the owner and operator of the major street system and 
related facilities except for the existing Highway 65 through town.  The existing Highway 
65 will be under the State jurisdiction for maintenance and operation until such time as 
the new Highway 65 bypass is constructed.  Once the Highway 65 bypass is constructed 
it is assumed that the existing Highway 65 through the City will become the City's 
responsibility to maintain and operate.   

State of California

1. Caltrans for existing Highway 65 and the proposed Highway 65 bypass.

Placer County

1. For interim connection to the north end of the Lincoln Highway 65 Bypass 
north to the Bear River. 

Yuba County 

1. For interim connection to Jasper Lane just north of Dry Creek.

III. PROJECT TRAFFIC DEMANDS 

The kD ANDERSON report provided the traffic demands, distribution, number of lanes 
needed by location and signalization locations.  Traffic demands by land use type were 
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used for the purpose of determining responsibility of cost assignment without 
consideration of reduction for pass by traffic, directional distribution, outside through 
traffic, or diverted traffic.

Table 1 provides a summary by land use type, average day traffic (one way trips) 
demands (ADT) and equivalent dwelling units (EDU's) for the GPU area.  One EDU is 
defined as the amount of ADT generated by a single family detached residential lot, or 
one (1) EDU is equivalent to 9.0 ADT. Demands included in Table 1 have been 
developed for the City of Wheatland based on City characteristics and from other similar 
areas within the Sacramento Valley.  

GPU ADT demands are summarized as follows: 

Location of Traffic Demand   Average Daily Traffic  

  ADT   

GPU: Traffic demand     280,168
Urban reserve (UR)                     0
Total GPU area    280,168  

 Existing City Limits: Traffic demand     32,250
Total GPU area + City Limits  312,418  

Appendix A includes a further breakdown of the domestic use information included 
above by village.  Note that the urban reserve designated areas have no demands assigned 
to them at this time.  Appendix A contains:   

1. Figure 1 and 1A of the GPU area with identifying numbers for village 
areas by location and land use type.  The identifying numbers for this 
report are called villages;  

2. Table A1 with each village's identifying number, acreage, and number of 
dwelling units if applicable, the land use type, and the ADT demand.   

The Numbering system used for Figure 1 and 1A and included in Table 1 is 
described as follows: 

The GPU area was divided into 4 quadrants as follows: 
The 100 quadrant:

Is located north of Wheatland Road and west of existing HWY65 
     Numbers 160 and up represent areas inside existing City limits. 

The 200 quadrant:
   Is located north of Spenceville Road and east of existing HWY65 
   Numbers 260 and up represent areas inside existing City limits. 

The 300 quadrant:
Is located south of Wheatland Road and west of existing HWY65 

     Numbers 360 and up represent areas inside existing City limits. 
The 400 quadrant:

   Is located south of Spenceville Road and east of existing HWY65 
   Numbers 460 and up represent areas inside existing City limits. 
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IV. STREET SECTION 

General

The proposed major road system consists of four lane and six lane looped roads with 
signals, overpass or underpass, RR crossings, and major two-lane roads as determined by 
the kD ANDERSON report.   In addition, the ultimate road sections to be used included 
travel lanes, landscaping, turn lanes, and sound walls where adjacent to residential areas 
for four lane and larger roads. 

Street Section Components

The proposed street cross sections are shown on Figure 2 and component parts for each 
section per lineal foot of road by type are tabulated in Appendix C, Table C1. 

Street Item Labeling

Street item number label and location method corresponds to the quadrant number system 
noted above except for the interim arterial first phase of the 65Bypass.

The interim first phase of the 65Bypass is labeled 223_409 and extends for the total 
length of improvements between the north end of the proposed Lincoln bypass to the 
Jasper Lane connection north of Dry Creek. 

Figure 3 shows the major road locations, type street section "id", and the item number for 
the major street system section. 

The GPU major road system mileage is summarized as follows: 

Location of Major Road    Miles  

GPU:  Outside City limits     25.0
Urban reserve (UR)               0
Total GPU area    25.0  

 Existing City Limits mileage       6.7
Total GPU area + City Limits  31.7

Interim arterial in 65Bypass:  In Yuba Co.    3.8
In Placer Co.   2.6

Grand Total     38.1  

V. COST ESTIMATE

For the GPU plan, the opinion of probable construction cost as adjusted is 
$154,011,554.00 and includes the cost of each street section type, where applicable, 
including the cost of excavation, aggregate base, pavement, curb & gutter, sidewalk, 
landscaping, non-major drainage culverts and inlets, underground dry utilities (phone, 
CATV, gas, electric), sound walls, signals, RR Crossings, street lights, pavement strips 
and signage, and land cost.  Land costs were assigned to new road sections based on the 
proposed right-of-way width needed and a cost of $10,000/acre and are include in the 
unit road costs/lineal foot.  The cost also includes the interim arterial first phase of the 
65Bypass from the Lincoln Bypass in Placer County to north of Dry Creek in Yuba 
County.
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Table 2 includes, the street item number, section "id" type, number of units (feet of road, 
number of signals, etc.), unit price, total estimated construction cost and total adjusted 
cost.  The adjusted cost includes 30% added to the estimated construction cost for design, 
agency plan check and inspection fees, processing, and contingencies. 

The unit costs per road section "id" type with a breakdown of what is included in each 
section "id" are summarized in Appendix C, Table C1, and are based on recent costs in 
the Wheatland and Roseville area for similar work.   

The GPU major road system costs are summarized as follows: 

Location of Major Road    Adjusted 

           Cost  

GPU:  Outside City limits     $113,151,502
Urban reserve (UR)          $                  0
Total GPU area    $113,151,502  

 Existing City Limits Cost     $       853,052*
Total GPU area + City Limits  $114,011,554

 Interim Arterial, 1st Phase of 65Bypass  $  40,000,000
Grand Total     $154,011,554   

* Of the existing City amount of $853,052, $550,174 is for the new road 

#160 through Village 160 at the NW side of Highway 65.       

VI. COST ALLOCATION

Major Road facility costs are allocated to each village based on the criteria outlined 
below:

1. Four lane major road sections and signals: 
a. Except for existing Highway 65 roads through town and two 

signals, costs are allocated to each outside village based on the 
ratio of the village ADT to the total of all outside villages ADT 
times the road item cost.   

b. The existing Highway 65 roads through town and two signals costs 
are allocated to all villages inside and outside based on the ratio of 
the village ADT to the total of all villages ADT times the road item 
cost.

2. Two lane major roads are generally assigned to the abutting villages as 
follows: 
a. Outside existing City limits, costs are allocated to each abutting (or 

near abutting) outside village based on the ratio of the villages 
ADT to the total abutting (or near abutting) villages ADT times the 
road item cost. 

b. Inside existing City limits road item #160 cost was assigned 
entirely to village 160. 
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c. Other inside City limits road section costs are allocated to all 
villages inside and outside based on the ratio of the village ADT to 
the total of all villages ADT times the road item cost.  (Note that 
the costs for these road section improvements are to upgrade 
portions and do not require full new construction). 

3. Two lane interim arterial, first phase of 65Bypass:
a. Costs are allocated to each outside village based on the ratio of the 

village ADT to the total of all outside villages ADT times the road 
item cost.   

Table 3 includes a summary by land use types and the total associated cost using the 
above methodology. 

Appendix C, Table C2 contains a breakdown for each village's assignment and share of 
the major street item costs. 
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